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Sunrise Twilight FAQ  

Updated: September 28, 2026 

The following FAQ was prepared subsequent to the public hearing, held by the Town of 

Salisbury on September 21, 2026. Throughout the public engagement process dictated 

by the Community Planning Act, the Town received and heard a number of inquiries on 

the proposal. This FAQ is intended to address the questions asked.  

Publishing of an FAQ following a public hearing is not typical. However, where the Town 

is the current landowner and the Applicant, the Town recognizes the importance of 

providing this information to those who may be interested.  

The Town recognizes that many residents who are opposed to the project may not be 

supportive of the answers provided, however, has remained committed to being 

forthcoming with information through both the Environmental Impact Assessment (EIA) 

phase in 2025 as well as the ongoing consultation process under the Community 

Planning Act.  

The publishing of this FAQ is not to be constituted typical practice for future rezonings 

and/or land use adjustments. This is an exceptional circumstance where the Town is the 

Applicant and therefore, is publishing additional information relative to the proposal.  

Has Council made their decision yet? 

No. On September 21, the Public Hearing was held. As standard practice, despite being 

permitted to do so under provincial legislation, the Town does not make decisions at the 

public hearings. The intent of the public hearing is for stakeholders and residents to 

voice their position to Council and to ask questions, where/when appropriate. The Town 

aims to, whenever timing permits, avoid having the readings of the proposed by-laws at 

public hearings to ensure that Council can fully understand the information provided by 

the public.  

As of the date of this FAQ, it is expected that Council will consider first and second 

readings of the proposed by-laws at the Regular Council Meeting of October 13, 2026. 

Should these pass, then it is expected that the third reading will be held during the 

Regular Council Meeting of November, to be held on November 9, 2026.  
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Residents can attend these council meetings but can also look for Council Highlights 

published in the days following the meeting for an update on Council’s decision(s).  

Will I have another opportunity to address Council on this proposed 

rezoning? 

No. Under the Community Planning Act, the avenue to address Council is at the Public 

Hearing. The Town’s Procedural By-law prohibits presentations to Council at other 

Council Meetings when matters are being considered under the Community Planning 

Act to respect the legislated land use adjustment process.  

This proposal has also received more than usual levels of engagement opportunities, 

given it underwent a comprehensive Environmental Impact Assessment in 2025.  

Residents who have additional information and/or input can write to the Town. While this 

will be considered in future Council packages where the matters are discussed, there 

will be no further opportunities to formally address Council in a presentation related to 

this file.  

Why weren't landowners notified for the test wells?  

The three test wells were drilled on the Town-owned property as part of the Water 

Supply Source Assessment (WSSA) required for the project. The testing was 

undertaken to determine whether the site could support the proposed development and 

to assess groundwater quantity, quality and potential effects on other wells. 

It is not a standard process to notify residents of the pump test(s) being undertaken. As 

with any Town project, residents in the immediate area of the test wells being drilled 

were notified in advance of the drilling and pumping work.  

I am concerned about water. How do we know this project will not 

affect the water table?  

The WSSA included water-quality sampling as part of the groundwater testing. Water 

samples were collected following 24, 48 and 72 hours of pumping. 

The hydrogeological assessment concluded that the groundwater available for the 

proposed development is likely suitable in quantity and quality to support the 

development, subject to recommended conditions relating to well design, monitoring 

and treatment. The assessment identifies that treatment may be required for certain 

naturally occurring parameters, as is common with private water supplies. 
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Can the groundwater system sustain this development? 

The WSSA estimates the development's water demand at approximately 107 m³/day 

(74 L/min) and calculated a conservative safe yield of approximately 210 m³/day (146 

L/min). 

This means the conservative safe-yield estimate is approximately twice the projected 

demand. 

The assessment also recognizes that groundwater is a shared system and that 

sustainability depends on the balance between recharge and withdrawals by all users. 

The proposed safeguards include spacing wells appropriately, operating wells within 

their safe-yield and available-drawdown limits, and using on-site storage to reduce 

concentrated peak pumping. 

The conclusion of the hydrogeological presentation is that the estimated sustainable 

groundwater supply is greater than the conservative projected subdivision demand, 

provided the WSSA recommendations are implemented. 

Why is the Town squeezing this many units in this area if the water 

cannot sustain it? 

A comprehensive water study was undertaken to confirm that water quantity is not an 

issue with respect to this proposed development.  

The numbers used to quantify water consumption by the Hydrogeologists can often 

seem large and unclear for those trying to understand the impact(s) of a proposed 

development. For relatable comparison, to the East of the proposed development, there 

are approximately 60 residences/properties over 28 acres between Fairview Drive and 

John Street. Assuming, conservatively, that these are each single-family homes with 

three people per home, the same provincial calculations used for this water study would 

equate to 81,000 litres of water per day (17,817 imperial gallons or 0.44 igpm/acre). The 

proposed development is 107,000 litres per day (23,536 imperial gallons or 0/56 

ipgm/acre) but within comparable difference of the existing development.  

Why didn't the Town conduct groundwater testing closer to the 

existing homes on Sunrise and Twilight? 

The WSSA methodology was designed to assess the groundwater supply at the 

proposed development site and potential effects on surrounding wells. Three test wells 

were drilled on the proposed development property, with a 72-hour pumping test 

conducted on the highest-yielding well and water levels monitored in two observation 

wells. 
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The assessment also considered groundwater as a regional system rather than treating 

the 29-acre property as an isolated water source. Groundwater recharge occurs over a 

broader catchment area, and groundwater moves through the fractured bedrock 

system. The Town defers to Hydrogeologists who are experts in assessment aquafer 

resources to determine the most appropriate location(s) for test wells.  

The hydrogeological assessment concluded that the proposed wells are not anticipated 

to negatively affect existing domestic wells, subject to the recommended safeguards. 

The location of the test well(s) was selected for three primary reasons:  

1. This area is outside of delineated wetlands, meaning no WAWA permit was 

necessary for the well drilling;  

2. Access was easier for the well drilling truck compared to the current access on 

Sunrise/Twilight;  

3. This area is where the senior rentals are proposed, and the Town wanted to 

maximize investment in the wells in hopes of using the test wells for the future 

building(s).  

At this time, unless directed otherwise by Council, the comprehensive water study 

addresses both municipal and provincial regulatory requirements. Undertaking another 

water study closer to the existing homes would merely be assessing the same aquafer 

and resources that have already been tested as part of the wells drilled off of the Hilltop 

subdivision.  

Why can't the Town survey residents for their current water quality?  

A resident survey could provide useful information about residents' experiences with 

their wells, but a survey would not replace technical groundwater testing or laboratory 

water-quality analysis. Anecdotal information does also not reflect the scientific process 

that is undertaken in a WSSA process. Furthermore, there is no way for the Town to 

verify the accuracy of responses, nor is there a mechanism to verify if proper well 

maintenance has been undertaken.  

The WSSA uses actual pumping tests, groundwater-level measurements and water-

quality samples to evaluate the proposed development. New Brunswick also has 

provincial requirements governing private well construction and testing. 

Why does the Town rely on an Engineer to inform due diligence on 

water? I work in a different/related industry and I see the need to 

install water treatment systems in Salisbury all of the time.  

Water studies must be undertaken by a licensed engineer who is trained and qualified to 

make determinations recommendations on the status of the aquifer.  
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The Town engages qualified hydrogeologists and professional engineers to undertake 

groundwater assessments in accordance with provincial requirements and accepted 

industry practices. These assessments evaluate groundwater conditions at a watershed 

and aquifer scale rather than relying solely on observations from individual wells. 

Water treatment is common throughout New Brunswick due to the variability of naturally 

occurring groundwater chemistry, including parameters such as hardness, iron, 

manganese, and other constituents that may exceed drinking water objectives. The 

presence of water treatment equipment in private homes is not, by itself, indicative of an 

impact from nearby development. 

What will the Town do after this development to monitor water 

consumption, water quality, and water quantity (both in this 

subdivision and the Town in general).  

The Environmental Impact Assessment determination includes water-related conditions. 

The Town's project information states that the Town will be required to monitor 

consumption and regularly report water consumption for the multi-unit buildings to the 

Department of Environment.  

The WSSA also recommends appropriate well spacing, operating wells within safe-yield 

and available-drawdown limits, and on-site storage, where applicable. Any requirements 

of the EIA will also apply to future landowners in the subdivision.  

The Town is also considering groundwater monitoring as part of its broader 

infrastructure and development planning. While subject to budgetary limitations and 

likely to be phased, this will involve a series of Town-owned monitoring wells throughout 

the former Village to regularly monitor water quality amidst increasing development and 

at various times throughout the year.  

Does the Engineer report presented in August not recommend lots of 

1 acre+ to protect water? 

No. In August, the Town heard a presentation on a final report that explored minimum lot 

sizes, sewer capacity, groundwater availability, and that identified strategic investments 

for municipal infrastructure. As part of the report, they explored a series of methods to 

look at groundwater modelling using a desktop exercise. One of these approaches was 

Water Balance & Lot Allocation. This method assumes the surface area of the lots within 

a development will be sufficient to recharge the anticipate groundwater use of a 

development. However, this is not a practical method of managing development. 

Assessing cumulative drawdown and managing the groundwater resources following 

the provincial Water Supply Source Assessment (WSSA) process is more practical and 

is recommended by the Engineers presenting the report. 
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During this same process, the report quantified that a sustainable usage of groundwater 

recharge within the larger recharge area is 50%, with current development in that 

recharge area between 23-28%.  

What about the rest of planned development along Fredericton 

Road?  

Fredericton Road has been seeing increasing development, without question. This has 

also been identified as a priority growth area for the Municipality to maximize investment 

in municipal infrastructure. As with this project, any subdivision project requires a water 

study. Each water study considers wells dug in the area.  

As part of the recommendations from the recent lot size review, the Town is also 

considering groundwater monitoring as part of its broader infrastructure and 

development planning. While subject to budgetary limitations and likely to be phased, 

this will involve a series of Town-owned monitoring wells throughout the former Village 

to regularly monitor water quality amidst increasing development and at various times 

throughout the year. This will provide the Town an additional source of data for the water 

study review process and will also enable the Town to better monitor the additional units 

built through each respective development proposed, relative to the groundwater 

modelling exercise undertaken.  

With other extensions to roads including the Hopper Subdivision and 

Eagle Ridge Drive, how will this affect wells in the existing 

Sunrise/Twilight subdivision (including once this development 

happens)?  

Each development would be subject to a water study. These processes are required 

due diligence that ensures that Council considers water quality and quantity for both 

existing properties and the proposed development. As development occurs, each water 

study uses records of wells in the area, meaning they take into account water 

consumption/quality.  

While not all projects require a comprehensive study, this project underwent a detailed 

and comprehensive process. The intent of the Town to install monitoring wells 

throughout the Community will also provide additional monitoring information that can 

supplement water studies received in the future.  

The due diligence in place reflects best practice and ensures that the Town can grow 

but also manage groundwater resources to protect current property owners.  

This particular project is demonstrating connectivity to future development areas to 

ensure a connected transportation network. It does not necessarily mean that this 
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development is imminent, but rather, ensures that the Municipality has the foresight to 

plan the overall transportation network as part of considering this development.  

Why has my water been affected since the test wells were drilled?  

It would be premature to attribute any existing private well issues to the proposed 

subdivision. The subdivision has not been constructed, and the municipal test wells are 

not currently operating. Following completion of the hydrogeological testing program, 

including the 72-hour pumping test, the wells have remained inactive and are not being 

used as a water supply source. As such, they are not currently influencing surrounding 

groundwater users. 

The hydrogeological assessment completed for the project included exploratory drilling, 

aquifer testing, groundwater level monitoring, and an evaluation of potential effects on 

nearby groundwater users. These investigations were undertaken specifically to 

evaluate whether an adequate and sustainable water supply exists and whether impacts 

to neighboring wells would be anticipated. The study concluded that sufficient 

groundwater resources are available to support the proposed development within the 

limits and assumptions presented in the report. 

Groundwater systems are influenced by many factors, including seasonal precipitation 

patterns, drought conditions, natural aquifer variability, well construction, well 

maintenance, and household water use. Without a site-specific investigation, it would 

not be possible to assess the cause of any individual homeowner's reported water 

quantity or water quality concerns. 

Will groundwater monitoring wells be installed and sufficient baseline 

data collected before construction and additional groundwater 

extraction begin? 

A comprehensive water study was undertaken which looks at the overall aquafer and 

beyond the parameters of individual wells. No further water studies will be required as 

part of the project. However, where applicable, future property owners will be subject to 

the same recommendations from within the WSSA report for this project.  

What site-specific aquifer testing has been completed for the full 

proposed 80-unit development, and what did it show about 

interference with existing users? 

The following is a direct citation from the water study for this project:  

“Since several private residential wells are located within the vicinity of the proposed 

subdivision, generally on one-acre lots, it is important to consider the potential for well 

interference. The total estimated water demand for the development is approximately 
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107.1 m³/day, which remains below the conservative long-term safe yield of 210 m³/day 

(146 L/min) estimated from the pumping test on Well 3. Based on the calculated aquifer 

properties (T = 1.9×10⁻⁴ m²/s; K = 2.7×10⁻⁶ m/s), the leaky to semi-confined bedrock 

aquifer, and the observed drawdown of 7.05 m and 7.13 m in Well 1 and Well 2, 

respectively, some localized interference effects may occur during periods of peak 

demand; however, these effects are expected to be minor, short-term, and recover 

rapidly once pumping rates are reduced or stopped. Overall, the potential for 

measurable well interference is possible, however, temporary drawdown influence is not 

anticipated to negatively impact nearby domestic wells.  

During the constant-rate test, measurable drawdown was observed in the two 

observation wells after approximately 300 minutes of continuous pumping, during which 

approximately 61,000 litres of water were withdrawn from the aquifer. This withdrawal 

volume represents about 57% of the estimated total daily demand for the proposed 

development extracted from a single well over a relatively short duration and therefore 

provides a conservative representation of potential aquifer response. Under actual 

operating conditions, water use will be distributed among multiple supply wells across 

an area of approximately 11.7 hectares (29 acres), and daily pumping will vary 

throughout the day and can be moderated through short-term storage systems that 

buffer peak demand. As a result, the drawdown conditions observed during the test are 

considered to represent a conservative operational drawdown and well-to-well 

interactions are expected to be of lesser magnitude and duration.” 

What assessment has been made of the effects on the existing private 

wells surrounding the development, including during drought or low-

recharge conditions? 

Provincial WSSA requirements prohibit undertaking a WSSA study during groundwater 

recharge season. In fact, pump testing was undertaken for this study during significant 

drought conditions in 2025.  

How deep were the test wells? What is the average well depth in the 

area? 

The test well depths and initial yield during drilling, based on the well driller reports, 

were:  

• One well was 260 feet deep (3ipgm at 95 deet, 5 igpm at 139 feet, 5igpm at 155 

feet); 

• A second well was 260 feet deep (10 igpm at 100 feet, 2 igpm at 243 feet); 

• A third well was 200 feet (30igpm at 93 feet, 25 igpm at 135 feet, 5igpm at 162 

feet) 
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The following provides an overview of the safe yields determined (note these are not in 

igpm measurements as noted above):  

 

The average well depth in the area based on well logs is 44 metres (144.35 metres). 

The average yield is 38 litres per minute.  

As noted from the water study:  

“A review of well records from the NBDELG OWLS database within a 1 km radius of the 

site indicates a median well yield of approximately 38 litres per minute (L/min) and an 

average depth of 44 metres (m) (NBDELG 2025). No significant groundwater quantity or 

quality issues have been identified in the vicinity of the site that would preclude 

residential development. However, localized exceedances of parameters such as 

turbidity, fluoride, iron, and manganese have been reported in some wells, suggesting 

the need for site-specific water quality assessment as part of the WSSA process.”  

If the Town had a municipal water system, where would this come 

from? Would all users be required to pay into it?  

A municipal water system remains a municipal priority identified by Council but is cost-

prohibitive. Discussions around where the system would connect and whom would be 

required to pay would be premature at this stage. Should funding ever be successful, 

further conversations would be required/warranted prior to determining if all residents 

would be required to pay if the water lines ran by their house. This is not being 

considered as part of this rezoning application.  

Will the Town take baseline test results of the existing wells? 

Baseline results are taken from wells within an area as part of the water study, which 

can include testing results, depth, and bedrock information (as examples).  
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The responsibility for treatment, testing, and maintenance of wells is up to private 

homeowners. The Town relies on the professional advice of Engineers and will not be 

undertaking baseline testing results on private wells, given we have no mechanism(s) to 

understand maintenance history, records, etc.  

I had a plumber who needed to install a treatment system and says 

this is a consistent need in our area. Is that the case? 

The Town engages qualified hydrogeologists and professional engineers to undertake 

groundwater assessments in accordance with provincial requirements and accepted 

industry practices. These assessments evaluate groundwater conditions at a watershed 

and aquifer scale rather than relying solely on observations from individual wells. 

The treatment requirements of one individual well installed by a plumber is not 

comparable to a comprehensive hydrogeological investigation undertaken by a licensed 

engineer.  

Water treatment is common throughout New Brunswick due to the variability of naturally 

occurring groundwater chemistry, including parameters such as hardness, iron, 

manganese, and other constituents that may exceed drinking water objectives. The 

presence of water treatment equipment in private homes is not, by itself, indicative of an 

impact from nearby development. 

The results of the test wells are not only reflective of anticipated conditions based on the 

well logs in the radius of the proposed project, but also reflective of general treatment 

requirements in the province broadly based on our geological setting.  

How does the water study project future issues, like drought? 

The wells were pumped in August of 2025 when precipitation was extremely minimal.  

However, the Town engages Hydrogeologists to model scenarios to test the ability of the 

aquafer. They model the results from the 72-hour pump test of continuous pumping to 

understand how the wells react over-time under conditions without rain, with constant 

pumping, etc.  

In reality, the typical use within a subdivision has water consumption spread amongst 

multiple homes/properties that does not equate to constant pumping.  

What is the sewer capacity along Fredericton Road?  

The project area falls within three sewer sheds: S4 - Fredericton Road; S5 - MacWilliam 

Road; S6 - Miller Avenue. The current and projected flows for these sewersheds are: 

Existing conditions: 
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• S4: 2.9% 

• S5: 1.1% 

• S6: 7.5% 

Projected Flow:  

• S4: 4.2% 

• S5:1.62% 

• S6: 12.1% 

The lift stations are operating at approximately 50% capacity, and the wastewater 

treatment plant is currently operating at approximately 63% of capacity and is 

considered adequate for the projected 2070 population. The Town is also undertaking 

planned sludge removal work in 2027 to maintain treatment capacity and operational 

performance. 

Why can't the Town put a secondary access somewhere else along 

Fredericton Road?  

The purpose of the proposed road connection is not simply to create another driveway 

onto Fredericton Road. It is intended to provide a permanent secondary connection to 

the Hilltop Subdivision while also connecting the new development to the existing 

Sunrise/Twilight neighbourhood. 

The Town's planning documents have identified future streets in this area, and the 

property was acquired in part because it could provide the long-term second access to 

Hilltop. Other options mean the Town is reliant on private landowners, despite acquiring 

this land explicitly for a secondary access.  

This secondary access has been supported by first responder agencies, including 

Ambulance New Brunswick and Salisbury Fire Rescue.  

Is developing here in the best interest of taxpayers? 

A planning best practice is to invest in infrastructure within an existing serviceable 

boundary, such as this area. Developing outside of this boundary requires costly 

infrastructure that the Municipality must bear the financial and operational risk on in 

perpetuity. Where this development can occur within the existing serviceable boundary, 

it means additional tax revenue and sewer units without needing lift station 

infrastructure. This makes it a logical planning decision and in alignment with planning 

best practices, which as a standard rule, is intended to look into the future and ensure 

that the community’s growth is in alignment with the best interest of the taxpayers.  
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What are the expected impacts on traffic?  

The traffic study concludes that the development will increase traffic volumes, but that 

the resulting volumes are expected to remain within the range considered acceptable 

for a local road. 

The intersections of Sunrise Avenue and Twilight Avenue with Fredericton Road are 

expected to continue operating well. The study also identifies the potential for higher 

speeds on Twilight Avenue and recommends that this be monitored for possible traffic-

calming measures. 

To estimate the existing traffic coming into and out of the existing single-family homes, 

they used the data available in the ITE Trip Generation Manual 11th Edition (Online). 

This manual provides aggregated estimates for peak period and daily trip totals for 

numerous land uses. The estimated daily total currently was 226 vehicles. The study 

then projected the traffic post-development (note: the traffic study was done using 85 

units and not 80, based on when it was completed relative to the final site plan being 

updated). This is expected to increase to 645 vehicles daily. It is assumed that 20% will 

use Sunrise with the remaining 80% anticipated to use Twilight Avenue. The 

intersections were subsequently modelled and confirmed that they would operate well 

still after the development as-proposed.  

The traffic study concludes that while it will result in an increase in local traffic, it 

remains well below the threshold for local roads. It suggests that the Town should 

monitor speed and usage to determine if traffic calming measures would be beneficial in 

the future, once/if developed. 

For clarity, traffic studies are not required for development projects of this scale in 

Salisbury, but was undertaken as an additional due diligence to further investigate the 

overall impacts of the proposed development.  

What is the timeline on this project?  

The project is still subject to the required approvals and funding. 

The EIA registration occurred in April 2025 and the Ministerial Determination was 

received in early 2026. The rezoning process began in July 2026, and funding 

applications were submitted in spring 2026. 

If funding is secured, the Town's current intention is to begin detailed engineering and 

design in late 2026, with construction beginning in 2027, subject to the EIA conditions 

and other approvals. It is likely, but not confirmed, that site preparations (ie: site clearing 

and retention pond construction) would occur in 2027 if funding is secured with formal 
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municipal infrastructure construction starting in 2028. This is, as mentionned, all subject 

to funding and the project proceeding. 

Will this zoning change affect the neighbourhood composition?  

The proposed zoning is being introduced specifically to fit within the existing 

neighbourhood. To be clear: residential housing is permitted on this land currently. While 

it could be rezoned to other existing zoning designations that permit multi-units, these 

zones also permit non-residential uses that would not be compatible with the existing 

subdivision.  

The proposed residential neighbourhood service will limit multi-units to a maximum of 

six units. The heights can also not exceed what is permitted in all other residential 

zones. This means that the multi-units would be comparable to existing neighbourhoods 

in Salisbury already, including along MacDonald Road and Harlow Street.  

The Town recognizes that the addition of residential units will mean change for those 

currently living in the subdivision. However, the Town has intentionally proposed this 

zoning designation to ensure that it can be compatible with existing neighbourhood 

characteristics.  

Will this project affect property taxes? 

There is no planned correlation between this project and the Town’s property tax rate.  

Assessments are undertaken by Service New Brunswick which subsequently 

determines the property taxes payable, based on the local rate set by Council using saif 

assessment. Service New Brunswick’s mandate is to reflect real & true value of each 

property. This is done by analysing the market activity in the area and of specific 

property types to then reflect those values in similar properties’ assessments. This 

means that Property Assessment Services does not determine or decide the market, 

they reflect the market.  

Anticipated development can certainly come with a negative connotation for the 

neighboring properties. They assume this will increase traffic & noise while decreasing 

privacy, etc. Because of this, it is often assumed that it would reduce the value of the 

surrounding properties. For this to happen and be reflected in Assessment Values, there 

would need market evidence in the form of some of the “affected” properties selling 

below current market (and assessment). Properties on the market, asking current 

market values, and that are not selling, potentially because of a development or other 

negative addition to a neighborhood could be an indication of market decline but is a 

little more difficult to capture. 
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While this is the overall sentiment of neighbors towards development, the market 

reduction of property is not something that has been seen of late in New Brunswick.  

Does the RM zoning open the door to allow anything in the area, if 

approved? 

No. Creating the zone does not automatically rezone other properties. It also does not 

permit other uses except for residential uses.  

The proposed RM zone is specifically intended to accommodate a broader range of 

residential uses. It is not intended to introduce the broader commercial and institutional 

uses found in some other zones. 

Multiple-unit buildings would be limited to six units per building and three storeys. 

Any future property proposed for RM zoning would also require a separate rezoning 

process.. The proposed policy would also limit consideration to larger developments of 

approximately 5 hectares or more that provide public streets, appropriate transportation 

connectivity and a mix of residential uses. 

Existing residential neighbourhoods would not automatically change zoning because of 

the creation of the RM zone. 

Does this affect the rural character of our Town? This is what we 

moved here for? 

The Town's Municipal Plan specifically recognizes both the importance of Salisbury's 

rural lifestyle and the need for a flexible housing stock that can respond to current and 

future needs. 

The plan calls for residential development within the Serviceable Boundary and 

encourages development adjacent to existing development and within existing serviced 

areas. 

The question of how much and what type of development Salisbury should 

accommodate is ultimately a broader planning question. For this proposal, the Town has 

attempted to balance additional housing with buffers, stormwater management, 

environmental requirements and compatibility with surrounding residential areas. 

Isn't the reason the Town increased sewer fees in 2024 due to the 

need for upgrades? 

No. The Town’s Utility must be self-funded by user charges for those connected to the 

municipal system.  
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A rate increase was introduced in 2024 due to the rising costs of repairs, power, and 

operating the Utility. It has not been raised since. Consistently since 2022, the Utility has 

continued to be in a deficit position.  

Sewer fees are used to fund the operation, maintenance and capital requirements of the 

wastewater system. A change in sewer rates does not mean that the entire sewer 

system lacks capacity for additional development. 

Additional growth within the serviceable boundary (ie: not requiring additional 

infrastructure such as lift station) helps better-resource the Town’s Utility and limit future 

increases to ratepayers, given it is following planning best-practices.  

What are the environmental conditions/requirements that the Town 

needs to follow?  

The provincial EIA process has been completed and the project received a Certificate of 

Determination allowing it to proceed subject to conditions. 

Those conditions include, but are not necessarily limited to: 

• an Environmental Management Plan;  

• compliance with Species at Risk regulations;  

• compliance with Migratory Birds Regulations;  

• wetland compensation;  

• wetland monitoring; and  

• testing of drinking water to ensure it meets New Brunswick Drinking Water 

Guidelines.  

 

The provincial review also included Environmental Impact Assessment, Archaeology 

and Heritage, Healthy Environments and Drinking Water, Transportation and 

Infrastructure, Authorizations, Wetland and Watercourse Alteration, and Environmental 

Science and Climate Change.  

The Contractors working on behalf of the Town should the project proceed will also be 

subject to the same environmental conditions.  

What is the risk to existing Town infrastructure if this development 

proceeds? 

The project has been assessed for sewer servicing, transportation, stormwater and 

water supply. The current servicing information indicates that the proposed development 

can be accommodated within the existing sewer system. 

The Town would still be responsible for ensuring that detailed engineering is completed 

before construction and that infrastructure is designed to applicable standards 
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Why isn't the Town listening to the subdivision and people who are 

opposed to this project? 

The Town has heard and documented concerns raised through both the EIA 

consultation and the municipal planning process. 

The concerns received have included groundwater, sewer capacity, property taxes, 

neighbourhood character, environmental impacts, traffic, crime and property values. 

Public consultation is intended to provide Council with information and perspectives 

before Council makes decisions. The public hearing is one part of that statutory 

process. 

Council must consider the information provided through the public process, technical 

studies, planning documents and applicable legislation before making its decision. It is 

also Council’s obligation to examine the benefit for the entire Community.  

Why is the Town doing this project if it involves clearing trees? 

The proposed development is on Town-owned land that is already designated for 

residential development. 

At the same time, the environmental review identified wetlands and other environmental 

features. The project therefore underwent a provincial EIA, and development is subject 

to conditions including an Environmental Management Plan, Species at Risk 

requirements, Migratory Birds Regulations, wetland compensation and wetland 

monitoring. 

The Town's approach is not to suggest that there will be no environmental impact, but 

rather to identify, minimize and mitigate impacts in accordance with the provincial 

requirements. 

Will more residents not increase crime?  

Crime rates are influenced by many factors and cannot reasonably be predicted from 

the number or type of residential units in a subdivision alone. 

The proposed zoning regulates land use and building form. It does not determine who 

will live in the neighbourhood. 

What exactly is Residential Mix? Why was that name selected?  

Residential Mix (RM) is a proposed new zoning category intended to allow a 

combination of: 

• single-unit dwellings;  
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• two-unit dwellings; and  

• multiple-unit dwellings (no more than six).  

It is being proposed because the current Residential Serviced (RS) zone does not 

permit multiple-unit dwellings, while the existing zones that permit them also permit 

broader commercial uses that are not considered appropriate for this location. 

The RM zone is therefore intended to provide a residential-only alternative that allows 

greater housing diversity without introducing the broader commercial permissions 

associated with the Town Centre or Residential Neighbourhood Service zones. 

The name was not selected for any particular reason other than each zone carries it’s 

own name. It is intended to reflect that the overall intent of this zone is/would be to 

permit a mix of residential uses.  

What about the wildlife currently living in this area?  

The Town recognizes that the property is currently a largely undeveloped, forested area 

that provides habitat for wildlife, and that development of the property will result in some 

disturbance to that habitat. The Town does not expect that development can occur 

without some environmental impact. 

This project was subject to an Environmental Impact Assessment (EIA). The 

environmental review considered wetlands, wildlife and other environmental features, 

and the project is subject to conditions intended to avoid, minimize and mitigate 

environmental impacts. These conditions include an Environmental Management Plan, 

compliance with Species at Risk and Migratory Birds regulations, wetland compensation 

and wetland monitoring. 

The Town also recognizes that growth is part of its responsibility as a municipality. 

Salisbury's Municipal Plan identifies areas within the serviceable boundary where new 

residential development is anticipated, while also establishing policies intended to 

manage how that growth occurs. The Sunrise-Twilight property is within the serviceable 

boundary and has been identified for residential development. 

This means the Town has to consider both sides of the proposal: the community's need 

for additional housing and infrastructure, and the responsibility to minimize and manage 

the environmental impacts associated with growth. The objective is not to suggest that 

there will be no impact to wildlife, but to ensure that development occurs in accordance 

with the applicable environmental requirements and that identified environmental 

impacts are appropriately mitigated. 

The Town's responsibility is not to choose between the environment and growth. It is to 

manage growth responsibly while protecting the environmental features and natural 

areas that are important to our community. 
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There are endangered ladyslippers in the area. What will the Town do 

to protect them? 

Several photos of lady slippers were bought to the Town’s attention through the initial 

EIA consultation process. These images were forwarded to Biologists working with the 

Town. The concern was that the lady slippers were white, which are often mistaken as a 

protected species due to their colour. The ladyslippers forwarded to the Town that have 

historically been on-site are not endangered/protected species in New Brunswick.  

All images provided appear to be pink lady’s slipper, Cypripedium acaule. There is 

sometimes some confusion because pink lady’s slipper can also have white flowers, but 

it always has basal leaves only (leaves are restricted to the base of the plant). 

Other lady’s slippers in the province include several varieties of yellow lady’s slipper (all 

have yellow flowers) and showy lady’s slipper, which has flowers that look different from 

the photos (more inflated pink lip with other floral parts being white) and cauline leaves, 

that is, leaves that continue up the stem, rather than only being at the base of the plant. 

People have bought property in the area with the current zoning. Why 

is the Town changing the zoning designation?  

The property being rezoned is Town-owned land. The surrounding properties retain their 

existing zoning. Like any property owner, the Town can propose a rezoning for 

consideration within the overall planning guidelines of the Municipality.  

The proposed change is being considered because the Town's current development 

concept includes multiple-unit housing that is not permitted under the existing RS 

zoning. The proposed amendment therefore changes the zoning of the development 

property rather than changing the zoning of the surrounding neighbourhood. Also, it 

remains intended for residential purposes, hence why the new RM zone is being 

proposed as opposed to the existing zoning options that permit multi-units (but also 

many non-residential uses).  

Doesn't the change in zoning designation necessary mean this is not 

an appropriate/reasonable ask?  

Not necessarily. A rezoning application is required because the current zoning does not 

permit all of the housing types being proposed. 

The property is already designated for residential development, is within the Urban 

Growth Boundary and is within the Serviceable Boundary. Planning staff identified the 

multiple-unit component—not residential development generally—as the reason the 

rezoning is required. 
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Is the Town putting up low income housing in this area? 

The project is intended to provide a mix of housing, including market housing and 

affordable housing opportunities. 

A key component is a partnership with Salisbury Lions Villa to provide lots for senior 

rental housing. The Town's project information states that several lots will be provided to 

Lions Villa for $1 for construction of senior rental units intended to help reduce its 

waitlist. 

The zoning itself does not determine household income eligibility. The specific housing 

arrangements would be established through the subsequent development process and 

agreements. 

For clarity, it is not appropriate for the Town to rezone a property based on the people 

who will live there. Rather, land use looks at intended and permitted uses of property.  

Why can't the Town just build the road for second access without 

housing?  

Building a road to municipal specifications without recuperating property tax would not 

be financially responsible. Additionally, it would no longer be eligible for funding. This 

would place significant financial burden on the Municipality.  

To illustrate this impact, the Town can conceptually explore what it would cost to 

construct the municipal infrastructure without residential development/funding and levy 

the funds through a Local Improvement Agreement, where the project is funded by 

existing homeowners. For example, if we divided the cost of the construction of the road 

of the existing homes on Sunrise and Twilight Avenues, it would equate to 

approximately $290,200 per home. If you expand this area and include homes within 

the Hilltop Subdivision, the equivalent per home for both subdivisions would be 

approximately $70,000.  

This land is identified within planning documents as residential development land. This 

means the Town will leverage available funding in attempt to construct the second 

access while also working towards addressing housing needs. It would be contradictory 

to planning documents to construct a second access (and not a full road) simply for the 

secondary access to avoid constructing housing on it due to the concerns of the current 

immediate neighbourhood.  

Why can't the Town simply construct an emergency access? 

Building a road that is not to municipal specifications would be contradictory to what we 

would require of private developers. Furthermore, leaving land vacant within the 

serviceable boundary and re-directing housing elsewhere, despite planning documents 
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encouraging residential housing growth on this parcel, would be contradictory to the 

municipal planning documents that the Town has in-place.  

Municipal specifications are intended to exist to ensure that public infrastructure is 

suitable for traffic, including emergency vehicles. The construction of an emergency 

access would not only become a liability for the Town, but would require additional 

constant maintenance to ensure that it was suitable for emergency access, should that 

be required.  

Why can't the Town fix the bridge before this project?  

Investing in one priority project/area does not mean that other projects cannot proceed. 

Furthermore, the bridge in-question is not a municipal asset. The Town continues to 

push the Province of New Brunswick to expedite the P380 bridge replacement. 

However, this does not mean that other projects stop, nor does it mean the Town will 

financially contribute to the bridge, which is a provincial asset.  

Are there not more appropriate parcels for this type of development?  

This land is within the servable boundary, was acquired for a secondary access, is 

within the area identified by Council as strategically located and prime for growth, and is 

owned by the Town.  

What process would apply if an existing resident experiences a 

significant decline in well yield or water quality following 

development? 

The WSSA indicates that the project is not anticipated to negatively affect existing 

domestic wells, subject to the recommended safeguards. 

If an existing homeowner believes their well has been affected, the appropriate 

response would be to document the change through water-level, yield and/or water-

quality testing and investigate the cause. The Town would work with the appropriate 

technical and provincial authorities to determine whether there is a connection to the 

development. The Town will be obligated to investigate under the conditions of the EIA 

Certificate of Determination.  

What is the total anticipated cost of Sunrise-Twilight when roads, 

sewer infrastructure, stormwater management, engineering, 

environmental work, site preparation and future municipal 

maintenance are included? 

The final total project cost has not yet been established because detailed engineering 

and design have not been completed. 
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The Town would be responsible for infrastructure within the public right-of-way, including 

items such as sewer lines, road base, ditching and asphalt. The individual residential 

lots would be developed separately and would not be the Town's financial responsibility. 

Preliminary estimates signify a total cost, inclusive of contingency, engineering, net-

payable HST, and infrastructure costs are between $6M-$8M.  

How much will be covered by provincial or federal funding? How 

much by development partners? How much through borrowing? How 

much through taxpayers/sewer users? 

The Town has submitted applications to several funding programs, including: 

• Canada Housing Infrastructure Fund;  

• Build Communities Strong; and  

• Federation of Canadian Municipalities Climate Adaptation Funding.  

 

At the time of the Town's latest published information, these funding arrangements were 

still at various stages of review/agreement. One application has been successfully 

approved and the Town has entered into an Agreement with the respective funder.  

Funding will be required for the project to proceed as-proposed. The % of costs covered 

by the funding programs vary from 40% of costs covered up to 90% of costs covered, 

depending on the specific program.  

As of 2027, the Town’s Utility is officially debt-free. This means that if borrowing occurs, 

it is likely to be proposed for the sewer infrastructure, given the utility cannot be funded 

by the Operating Budget and/or vice-versa.  

It is expected that some lots will be sold on-the-market. This will be dependent on the 

Expression of Interest process.  

It is expected, as of now, that the remainder of costs will be funded through the Town’s 

Capital Plan, primarily using Canada Community Building Fund (CCBF) grant 

allotments. This is dependent on final cost estimates.  

Will the Town be transparent with all financial matters related to this 

project?  

Yes. All contracts that are awarded for this work, should it proceed, would be done in-

public. Furthermore, all funding agreements would be ratified by Council.  

The Town publishes financial information on a regular basis. This includes the annual 

audited statements presented in June/July of each year, but also includes quarterly 

financial updates to Council. In addition to this, the Town has a detailed budget process 
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spanning several months/meetings which involves subsequent public communications 

related to the Town’s planned spending.  

In the event that residents have specific financial questions, we would be happy to 

provide these should the information not already be available publicly.  

If anticipated grants do not materialize or project costs exceed 

estimates, who assumes that additional financial burden? 

The project, as-proposed, is dependent on securing funding. Should funding not be 

successful, in-whole or in-part, the Town will consider alternate avenues and phasing. 

The rezoning process is not subject to funding. Like with any project, Council will 

prioritize which project will receive what funding within the Town’s limited resources and 

based on the Town’s overall priorities.  

What are the impacts of traffic, including the cumulative impact of the 

additional development that this infrastructure is intended to enable?  

Traffic is expected to remain within the limits recommended for a local road. A full 

traffic study was undertaken to explore traffic impacts for the proposed subdivision. 

While not required for a development in Salisbury, the Town recognizes the 

importance of being transparent with residents on this file and undertook the study 

as an additional due diligence measure.  

Council should provide a traffic and road-infrastructure assessment 

addressing projected vehicle movements, the existing streets and 

intersections that will carry the additional traffic, pedestrian and 

emergency access, required road improvements, snow clearing and 

maintenance, and the cost and funding responsibility for those 

improvements. 

This is included in the agenda package for the September 21 public hearing. While 

traffic will increase, they remain well within the limits of local roads. As with any linear 

street, traffic speeds should be monitored.  

Can the Town clearly identify how much forest and wetland will be 

affected, what will remain permanently protected, what alternatives 

were considered, and how the cumulative pace of future growth will 

affect Salisbury's rural character. 

The amount of forest disturbed will be dependent on the actual development of the 

specific individual lots. However, during construction, a 20-metre right-of-way will be 
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cleared to permit the road construction, ditching, and installation of sewer and utility 

infrastructure.  

The Town's project information states that 3.13 hectares of wetland were delineated 

across the larger parcel and future-road parcels. 

Approximately 0.84 hectares are expected to be disturbed. The remaining wetlands are 

expected to either remain protected through naturalized setbacks or be incorporated 

into a naturalized engineered stormwater pond. Wetlands disturbed must be 

compensated at a 2:1 ratio under the applicable provincial requirements. 

Council should consider a lower-density residential concept built 

around approximately 1.5-acre lots for executive-style homes. 

The current proposal is designed around a mix of housing types, including single-unit 

homes, duplexes and multiple-unit housing. The purpose is to provide additional 

housing choices while also incorporating the permanent secondary access to Hilltop. 

The Town’s 2024 Residential Development Incentive Study projects that approximately 

91% of the additional housing units required over the next 20 years would be single-

detached homes if current housing patterns continue. 

However, the same study identifies a significant gap in Salisbury's existing housing 

supply. Approximately 86.5% of the area's housing stock is already single-detached 

homes, while only 4.6% is in multiple-unit structures and 1.4% is in apartment 

structures. The report notes that smaller and alternative housing types are particularly 

important for seniors, newcomers and other households that may prefer housing with 

less maintenance or lower costs. 

The study also found that two-person households make up 41.2% of households and 

single-person households make up another 20.3%. This means that the housing needs 

of Salisbury's residents are not limited to families seeking large single-family homes. 

For these reasons, the Town's housing strategy is focused not simply on building more 

housing, but on increasing the range of housing available in Salisbury. The Sunrise-

Twilight proposal reflects that approach. Rather than developing the entire property with 

one housing product, the concept includes single-un homes, duplexes and four- and six-

unit buildings. This provides opportunities for different types of households to live in 

Salisbury while still retaining a substantial single-family component. 

The objective is not to replace the large-lot, single-family housing that is part of 

Salisbury's character. It is to complement it with housing options that are currently much 

less available in the community. 
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How much wetland will be affected? 

The Town's project information states that 3.13 hectares of wetland were delineated 

across the larger parcel and future-road parcels. 

Approximately 0.84 hectares are expected to be disturbed. The remaining wetlands are 

expected to either remain protected through naturalized setbacks or be incorporated 

into a naturalized engineered stormwater pond. Wetlands disturbed must be 

compensated at a 2:1 ratio under the applicable provincial requirements. 

Hilltop Subdivision does not flood anymore. Why is the Town using 

that as a rationale for arguing for the need for a second access? 

That is correct. Prior to raising the road, a report was commissioned by the former 

Village that identified three remedial solutions to the flooding/single access issue. This 

included upsizing all culverts along MacNaughton Brook (much of which belong to 

NBDTI and CN), constructing a secondary access, or raising MacWilliam Road. While 

the road was raised, this was noted in the report as a temporary solution.  

In the absence of a second access, Hilltop Subdivision remains susceptible to climate 

risks. It is in the best interest of the Municipality to look beyond the current temporary 

repair to ensure that adequate infrastructure is in place when increasing flooding and 

climate risks may pose future issues to the raised infrastructure.  

How much buffer will there be between properties that already exist in 

the Subdivision?  

The Town is required to maintain compliance with the site plan presented, should the 

rezoning proceed. Between existing properties, the Town has included a vegetative 

buffer as-indicated on the site plan. Whether this is maintaining the existing vegetative 

buffer or planting a new one is to be determined during the development permit process 

of each of the affected properties.  

Other factors, including set-backs, are the same in this proposed zone as the zoning 

currently in-place.  

Wherever reasonable, the Town will endeavor to ensure an adequate buffer is in-place 

and will work with adjacent landowners where/when possible.  

The Town has previously marked trees on my property. How do I know 

if I will lose trees as part of this project?  

The Town will not remove trees that are not on public property. However, it is worth 

noting that the Town may, at any time (regardless of if this development proceeds) 

remove vegetation within the public right-of-way, if warranted.  
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Should residents have inquiries on their specific property, they should contact the Town 

so the Town can assist in identifying where the right-of-way may be on their property.  

In simple terms, municipal infrastructure and right of way includes ditching and the 

utilities.  

Why doesn’t the Town focus on other priorities raised in the 2026 

Resident Survey (ie: roads)? While senior housing was a priority, 

other priorities were at the top of the list for respondents.  

The Town recognizes that residents have identified a number of important priorities for 

Salisbury, including roads and other municipal infrastructure. The Sunrise-Twilight 

project is not intended to replace or take priority over the Town's other responsibilities or 

capital needs. 

Municipalities are responsible for addressing multiple priorities at the same time, and 

different projects are funded through different sources and mechanisms. In this case, 

the Sunrise-Twilight project is being pursued in large part because it provides an 

opportunity to address two specific objectives at the same time: creating additional 

housing and establishing a permanent secondary access to the Hilltop Subdivision. The 

Town is also seeking external funding for the project, and the project is contingent on 

securing sufficient funding.  

At the same time, in order to fund other municipal priorities, the Town must grow to 

generate additional property tax revenue. Addressing one priority does not mean that 

other priorities are being abandoned. The Town will continue to plan and budget for road 

maintenance, infrastructure renewal, recreation, emergency services and other priorities 

identified by residents, including from the resident survey.  

How will this affect the levels of service for municipal services (pot 

holes, snow clearing, garbage collection) for current residents?  

The proposed development would add new municipal infrastructure and additional 

properties that would eventually require municipal services. The Town will account for 

those additional service requirements as part of its normal operational and financial 

planning (asset management planning).  

The addition of a new neighbourhood does not mean that existing residents' service 

levels will automatically be reduced. The Town's responsibility is to ensure that its 

operating capacity, staffing, equipment and budgets are appropriate for the community 

as it grows. 

The Town will also recover property-tax revenue from the new properties once they are 

developed, which contributes to the overall tax base used to fund municipal services. 
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Prioritizing growth within the existing serviceable boundary is a best practice for 

planning, too.  

If residents have specific concerns (ie: potholes), they are encouraged to bring them up 

to the Town. Issues can also be reported online: https://salisburynb.ca/report-issue.  

What happens if residents in the subdivision can not pay additional 

property taxes due to this project? Will the current homeowners be 

responsible for covering for that shortfall?  

The Town does not determine property tax rates on the basis of specific 

subdivisions/neighbourhoods. Rather, they are based on taxation sub-units, of which the 

Town has two: the former Village and the former Local Service Districts (LSDs). 

Property owners pay property tax to the Province of New Brunswick, who remits 

monthly installments to municipalities. The Town has no way of knowing whether or not 

a property owner pays the property tax bill as the provincial government remits the 

installments as-if all property owners pay in full.  

As such, new development in a subdivision does not mean that adjacent property 

owners will see an increased tax bill and/or bear an additional burden for others who 

may be unable to pay their property tax bill.  

How much of my front yard will I lose?  

The exact location and design of the connections to existing streets will be determined 

through detailed engineering and the subdivision process if the project proceeds. At this 

stage, the Town therefore cannot provide a property-by-property measurement of any 

potential changes to existing front yards. However, we can confirm that all property will 

occur on Town land and within the right-of-way.  

What about drainage?  

The project, as part of design, will be required to undertake a detailed drainage 

plan/study that will ensure that the project does not intensify existing drainage issues 

and/or cause new ones. This is a requirement for new development of this nature and 

the Town proposing the rezoning ourselves does not circumvent us from this 

requirement.  

What happens if the retention pond does not function as-intended? 

With respect to wetlands, the Town is under strict monitoring conditions. This includes a 

requirement to propose a monitoring program satisfactory to the Department of 

Environment. In the event that the monitoring program does not meet the functional 

https://salisburynb.ca/report-issue
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assessment projected, the Town will be required to mitigate those outcomes by 

improving site conditions or contributing wetland compensation to the Province.  

With respect to drainage, the retention pond is one part of the overall drainage 

approach/strategy. Detailed engineering will ensure that all drainage components, 

including the engineered wetland, function as-intended.  

Will the Town be responsible for building these units?  

No. The Town will construct municipal infrastructure (within the right-of-way) which 

includes roads, sewer, ditching, and the retention pond.  

The Lions Villa will be allocated a fixed number of lots. They will become the property 

owners for those lots and will be responsible for determining who will build their units on 

them.  

The remainder of the lots will be transferred through an Expression of Interest process. 

This will be evaluated and the transfers will be public once the evaluation process is 

concluded. When published, the Expression of Interest and the criteria will also be a 

part of a public process.  

If you are a developer or builder, you are encouraged to contact the Chief Administrative 

Officer (CAO) to ensure you are on a distribution list for the formal Expression of 

Interest. Otherwise, the notice of the Expression of Interest will be communicated 

publicly when finalized/available in the coming months, should the project proceed.  

I am concerned about the impact(s) during construction. What will the 

Town do to mitigate these concerns?  

If the Sunrise Twilight project proceeds, residents should expect some temporary 

impacts during the construction period. These may include construction vehicles and 

equipment, increased traffic, noise, dust, tree clearing and temporary changes to 

access around the work areas. 

The Town recognizes that construction can be disruptive, particularly for residents living 

closest to the project. The Town will work with the contractor to manage these impacts 

and maintain public safety throughout construction. 

Construction will also be required to follow the applicable environmental requirements 

and conditions associated with the project. This includes requirements related to 

environmental protection, wetland management, species at risk, and other conditions 

established through the provincial Environmental Impact Assessment. 

The exact timing, phasing and construction routes will be established through the 

detailed engineering and construction planning process. As those details are finalized, 
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the Town will communicate relevant information to affected residents, including 

anticipated construction schedules, traffic impacts and any temporary changes to 

access. The Town would treat this as any other capital project, meaning the Town would 

communicate via door-knocker notice to residents prior to construction commencing and 

provide regular updates on a project webpage. For context, refer to the 2026 Capital 

Project Webpage here: https://salisburynb.ca/2026-capital-projects/.  

The Town's objective will be to minimize disruption to existing residents while ensuring 

that the work can be completed safely and in accordance with the project's 

environmental and engineering requirements. 

What happens if Council does not approve the rezoning?  

If Council does not approve the proposed rezoning, the property would remain subject 

to its existing zoning. The current zoning does not permit the full range of housing types 

contemplated in the Sunrise Twilight proposal, particularly the proposed multiple-unit 

housing. 

This does not necessarily mean that the property would not be developed at all. Some 

residential development is already permitted under the existing zoning, subject to the 

applicable planning, subdivision, servicing and other requirements. 

The proposed rezoning is being requested because the Town's current concept includes 

a mix of single-unit, two-unit and multiple-unit housing that cannot be accommodated 

under the existing zoning. 

Other options for the property would have to be considered within whatever 

development is permitted under the existing zoning and applicable planning framework. 

Why is the Town exploring developing the property instead of just 

selling the parcel?  

The Town acquired the Sunrise Twilight property with the intention of using the land to 

permit a second access. The cost of doing so has been prohibitive. However, funding 

options available to address housing now provide a financial business case to do so.  

The Town does not approach development the same as private developers who are 

intending to maximize profit. In the case of the Town, there are also community 

objectives being met, such as the naturalized wetland and the walking path around it. 

The proposed project provides an opportunity to use this municipal asset to address 

more than one municipal need at the same time: increasing the supply and diversity of 

housing, creating a permanent secondary access to the Hilltop Subdivision, and making 

strategic use of existing municipal infrastructure. 

https://salisburynb.ca/2026-capital-projects/
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Selling the property outright would provide the Town with a one-time revenue from the 

sale, but it would also mean giving up the opportunity to use the property to advance 

these broader community objectives. It would also mean that less public engagement 

would be likely for existing residents, especially if a land use change was not required.  

By partnering on municipal land, it also means the Lions Villa would receive several ltos 

for $1 and not be responsible for many due diligence/engineering expenses. This would 

otherwise add to their total costs, therefore increasing rental costs for tenants (seniors 

in Salisbury).  

The Town considers the property to be more than simply an asset that could be sold to 

the highest buyer. Municipal land can be used strategically to help address identified 

community needs, and the Sunrise-Twilight proposal is an example of that approach. 

Should the FAQs and information posted not satisfy your information requirements, 

please contact the Town at info@salisburynb.ca and the Town can direct you to the best 

individual(s) to respond based on the specifics of your outstanding inquiry/question.  

How & why has this development morphed into this ‘aggressive’ 

development plan? 

The Town has been forthcoming with conceptual development plans since the 

Environmental Impact Assessment was registered. The initial plan accounted for 

approximately 85 units which has since been reduced to 80 based on the final site plan. 

The intent all along has been for the Municipality to maximize the potential of housing 

while respecting neighbourhood and environmental considerations.  

If we did not ask for this, why is the Town exploring development? 

This parcel has been designated to have future streets in our Future Land Use mapping 

already. Additionally, the land was explicitly acquired to provide a second access to the 

Hilltop Subdivision. With respect to land use, it is within the serviceable boundary where 

the Municipality is to direct growth to maximize existing municipal services.  

While the Town is the landowner in the current instance, the Town would facilitate the 

same rezoning process and/or development process if this parcel were privately owned.  

Will this strain municipal infrastructure (sewer, roads)? 

This project will result in net-new infrastructure within the Town’s serviceable boundary. 

This infrastructure, like all other assets owned by the Town, are managed through an 

Asset Management Plan. The addition of new homes does not immediately 

cause/create additional strain on the Town’s infrastructure. The current sewer system 

can withstand growth as outlined during this FAQ. Existing roads, like new ones if 

mailto:info@salisburynb.ca
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constructed, will remain in the Town’s Asset Management Plan and will be assessed on 

the basis of their condition and ratings relative to all of the Town’s assets.  

How do I get more information?  

Residents are encouraged to stay involved in all municipal matters, including this file. A 

project webpage has already been established for this proposed project and will remain 

online: https://salisburynb.ca/sunrise-twilight-subdivision/. Residents can attend Council 

meetings and can also register for the Town’s newsletter to stay in the know on 

municipal happenings.  
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